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High Noon Ranch Rural Reserve PUD 

Supplementary Information  

Concept Plan Application Supplement 

Parcel Number: RP05N44E164950, RP05N44E166000, RP05N44E160010, RP05N44E153000, 

RP05N44E1506000 

Acres: 2.55 + 167.05 + 122.42 + 160.00 + 80.00 = 532.02 

Legal Description: TAX #7504 SEC 16 T5N R44E, TAX #7511 SEC 16 T5N R44E, TAX #7507 SEC 

16 T5N R44E, S2NW4, N2NW4 SEC 15 T5N R44E, N2NE4 SEC 15 T5N R44E 

County Zoning: A / RR 2.5, 2.5 acre min. lot size  

Approved Subdivision Name: High Noon Ranch 

Approved Road Name: See Concept Master Plan 

Access Roads: N 8000 West and W 3000 North 

Zoning Overlays: Wildlife Habitat (Big Game Migration Corridor, Sharptail Grouse Breeding), Hillside 

(> 30%). 

Resource Overlays: Natural Resources  Floodzone: No     Airport Overlay:  No        Hazard Area: No 

Migratory Area:  Yes         Adjacent to Public Lands: Yes       FEMA Zones: None 

 

PROPOSED 

PROJECT 
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INTRODUCTION 

The High Noon Ranch Rural Reserve PUD is a proposed mixed-use project with residential lots, a dude 

ranch, and a viable agricultural operation located at the southwest corner of the intersection of N 8000 

West and W 3000 North on the west side of the Teton Valley.  The site is comprised of five parcels 

totaling 532 acres. The property is currently zoned A / RR 2.5.  The proposed development consists of 80 

residential lots developed as a rural reserve PUD in accordance with the Teton County Subdivision 

Regulations, a dude ranch comprising 360 acres, and open space situated to protect critical natural 

resources and productive agricultural operations. Packsaddle Creek Estates, a residential PUD, is north 

and west of the proposed development. 

PROJECT COMPONENTS 

Access & Circulation 

The development will be accessed via N 8000 West and W 3000 North at the northeast corner of the 

project. Lots within the subdivision will be served by private roads built to county standards  Maintenance 

and plowing of the subdivision roads will be the responsibility of the HOA and property owners. 

Setbacks & Building Envelopes 

In all cases, building setbacks will comply with the minimum setbacks required by Teton County.  

Building envelopes will be established for the lots, taking note of wildlife habitat, agricultural operations, 

and visibility. 

Open Space and Density 

The Teton County Subdivision Regulations require that 50% of a Rural Reserve PUD be designated open 

space.  Consequently, the proposed project provides 50-60% of dedicated open space, currently 

configured at approximately 302 (56%) acres.  The project envisions a community featuring eco-friendly 

and sustainable living with home site tastefully situated to preserve both the natural beauty of the property 

and the current agricultural operations.  The proposed development includes plans for incorporating 

recreational elements such as equestrian events, trails for biking, hiking, and recreational vehicles, farm-

to-table gardening, and so forth.  Consequently, the open space will be situated to protect critical wildlife 

habitat, natural resources such as riparian corridors and wetlands, and agricultural operations.  

Furthermore, the project intends to maintain public access to the USFS ground as is currently enjoyed. 

Domestic Water 

At present, the development anticipates utilizing the natural spring water originating on the ranch and 

designing and constructing a community water system to supply domestic water to the homes.  This 

approach will depend upon establishing that the spring water is suitable for use in a public water system.  

The community water system will be supplemented as needed with individual wells under the domestic 

exemption to serve specific purposes and sites. Installation, maintenance, and permitting of domestic 

wells will be the responsibility of individual lot owners. 
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Wastewater 

Wastewater treatment will be provided by individual subsurface wastewater disposal systems, one for 

each buildable lot while the dude ranch will utilize a large-scale adsorption system. 

Stormwater 

During initial construction appropriate erosion control measures and best practices will be used to 

minimize erosion and pollution. The proposed development maintains the natural drainage patterns of the 

site to the maximum extent practicable. A Stormwater Management Plan will be prepared and submitted 

with the Preliminary Plat Application. 

Fire Protection 

Fire protection will be provided by the Teton County Fire District.  To facilitate fire suppression on the 

project and to satisfy the requirements of the Teton County Fire District, it is anticipated that at least one 

pond will be needed to store water for fire suppression.  

Overlay Zones 

Regarding overlay zones; 

¶ The site is located in a Natural Resource Overlay with critical habitat for big game migration as 

well as sharptail grouse breeding habitat. 

¶ The site is contains hillsides greater than 30%. 

Geophysical Hazards 

¶ There are no FEMA Special Flood Hazard Areas (SFHA) mapped on the site.  

¶ The site is mapped as ñClass 1: Low Liquefaction Susceptibilityò, the lowest risk of three 

categories relating to earthquake hazard. 

  



High Noon Ranch LLC   Concept Plan Application Supplement  

High Noon Ranch  Rural Reserve  PUD   01 -22-00 40  

Civilize, PLLC   3 | P a g e 
D:\OneDrive - Civilize, PLLC\Civilize\Proj\Lerwill Jeff\01-22-0040 Twin Trees\200 Plan\1000 Concept\App Concept\Concept Application 

Supplement - High Noon Ranch 2022-06-28.docx 

SECTION I: PERSONAL AND PROPERTY 

RELATED DATA  
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Latest recorded deed to the property 

See appendix. 

Development name approved by GIS 

Development name and road named checked with GIS.  Names are good. 

10% of total base fee (see current fee schedule) 

Fees enclosed. 

Affidavit of Legal Interest  

An affidavit of legal interest is provided in the appendix. 

Pre-application conference completed 

A pre-application review was completed by the Planning & Zoning Administrator with findings published 

on May 31, 200.  Subsequently, a pre-application conference was held with Planning & Zoning 

Administrator on June 14, 2022 wherein the project elements and approach were discussed with the 

Planning & Zoning Administrator, the County Engineer, and the Fire Marshal. 
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SECTION II ï CONSIDERATION FOR 

APPROVAL 
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Conformance of the Subdivision/PUD with the 

Comprehensive Plan. 

The High Noon Ranch Rural Reserve PUD will 

comply with the Comprehensive Plan and provide 

residential housing opportunities that preserve the 

heritage and traditions of the community.  

1. Our Community Envisions a 

Sustainable Future for Teton 

County We will strive to: Establish a 

vibr ant, diverse and stable economy.  

The proposed development contemplates a mixed-use 

development as allowed by current zoning 

regulations with single-family homes arranged in 

clusters and a dude ranch on the west side of the 

valley against the foothills of the Big Hole 

Mountains.  The development does not seek to 

maximize the allowed units per the zoning regulations but does seek to create a development that 

harmonizes with the environment, incorporates sustainable elements, mitigates disruption to wildlife, and 

continues utilizing portions of the land for agriculture.  

2. Create and maintain a well-connected, multi-modal network of 

transportation infrastructure to provide convenient and safe mobility for 

all residents, visitors and businesses.  

The proposed development utilizes the established road network with new privately owned roads 

constructed within the development to provide access to the proposed lots.   

3. Preserve natural resources and a healthy environment, which are essential 

for creating viable future economic and recreational opportunities for all 

users.  

As proposed, the development provides for approximately 302 acres of dedicated open space which 

allows for the preservation of natural resources, continues farming portions of the property, and maintains 

a healthy outdoor environment for the residents. 

4. Contribute to Our Strong Sense of Community by Providing Quality 

Facilities, Services and Activities to Benefit the Community.  

The proposed development will contribute to the strong sense of community by providing quality living 

space wherein the future residents can participate in the activities and events of the community.  The 

owners are desirous of providing amenities and events within the project wherein the community is 

welcomed and invited to participate to the level wanted by the residents of the valley and allowed by 

regulation and the elected public officials. 
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5. Maintain, Nurture and Enhance the Rural Character and Heritage of 

Teton Valley. 

Clustered home sites combined with over 50% dedicated open space, will mitigate the visual impact of 

the development and contribute to maintaining the rural character of the Teton Valley while nurturing the 

agricultural heritage of the land.   

Availability of Public Services to Accommodate the 

Proposed Development. 

Given the location of the proposed development, the intersection of N. 8000 West and W 3000 North, the 

property is readily accessible.  Emergency service and public services have ready access to the property. 

The development utilizes individual subsurface wastewater disposal systems for sanitary sewer. 

A combination of a public water system and individual wells for specific lots under the IDWR domestic 

exemption are planned for culinary water.   

Conformity of the Proposed Development with the Capital 

Improvements Plan. 

The proposed development does not propose any new roads within the County. 

Public Financial Capability of Supporting Services for the 

Proposed Development. 

The proposed development does not extend the physical distance necessary to receive supporting services 

such as police, fire protection ambulance, or school buses.  Several larger developments exist within two 

miles of the proposed development, each of which already relies on publicly provided supporting 

services. 

Other health, Safety or General Welfare Concerns that May 

be Brought to the Countyôs Attention 

No health, safety or general welfare concerns outside of those experienced by any other county resident 

are known to be associated with the proposed development. 
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SECTION III: CHECKLIST OF ITEMS 

REQUIRED ON THE PLAN/PLAT 

DOCUMENT 
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1. Number of Plans: 

Two (2) sets of plans (on 11ò X 17ò or 18ò X 24ò) and one digital copy prepared by a professional land 

Surveyor/Engineer are provided with the application. 

2. Items on Plan/Plat: 

Plat is Labeled ñConcept Master Planò in the Lower Right Corner 

Yes 

Open Space, as Required 

Open space is provided as required by Teton County for a rural reserve PUD with over 50% of the land 

area dedicated as open space. 

Neighboring Property Boundaries and Owners Within 300 Feet 

Neighboring property boundaries and owners are reflected on the Concept Master Plan within 300 feet in 

each cardinal direction. 

Date Prepared and Date of Any Revisions 

The date the document was prepared is provided in the title block as well as revisions in the revision 

block. 

Scale of Drawings 

The drawing scale is 1ò = 400ô when printed full-size on 22ò x 34ò paper.  When viewing on 11ò x 17ò 

paper, the scale is İ size as well with 1ò = 200ô. 

North Arrow  

The north arrow is shown in the lower right-hand corner along with the scale. 

Vicinity Map 

A vicinity map is provided in the lower right-hand corner. 

Section(s), Township, Range 

The Section, Township, and Range are provided in the notes section of the Concept Master Plan.  For 

reference, they are provided below: 

 

PUBLIC LAND SURVEY SYSTEM........................................... SEC 16 & 17, TWP 5N, RNG 44E. B.M.  

LATITUDE AND LONGITUDE ................................................................... 43º45ô32.4ò N, 111º16ô30ò W 
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Specific Phase, I f Any, Has Been Labeled 

As presently conceived, the project will have multiple phases.  While the phases may be so designated at 

this juncture, the owners prefer to discuss phasing with the appointed and elected bodies and schedule 

phasing in a coordinate manner to least disrupt the ongoing agricultural operation and minimize impacts 

to the public facilities. 

3. Topographical Information: 

Contour lines 

A topographic survey has been completed and contour lines are presented on the Concept Plan.   

Portions of the property include slopes greater than 30% as depicted in the following map. 

  

PROPOSED 

PROJECT 

Figure 1:  Slope Mapping from Teton County GIS System (2022). 
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Flood Hazard Area, I f Any 

As derived from the Teton County GIS mapping and illustrated in the figure below, none of the proposed 

development lies within a mapped flood zone or flood hazard area.  

 

  

Figure 2:  Flood Hazard Mapping from Teton County GIS System (2022). 
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